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LAND USE APPLICATION SUMMARY 

Property Location: 2724-28 1st Avenue S  

Prepared By: Kimberly Holien, Senior Planner, (612) 673-2402 

Applicant: Lung Tran  

Project Contact:  Chris Johnson, JCJ Construction 

Request:  To adjust the common lot line between two parcels to allow for the future 
construction of a single-family home. 

Required Applications: 

Variance  To reduce the minimum lot area in the R2B district. 

Variance To reduce the minimum lot width in the R2B district. 

Minor Subdivision To adjust the common lot line between two parcels. 

SITE DATA 

Existing Zoning R2B, Two-family District 

Lot Area 
2724 1st Avenue S- 7,398 square feet / 0.17 acres 
2728 1st Avenue S- 2,400 square feet/.055 acres 

Ward(s) 10 
Neighborhood(s) Whittier 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features N/A 

Small Area Plan(s) N/A 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject site includes the properties at 2724 and 
2728 1st Avenue S.  The property at 2724 1st Avenue S contains a duplex.  The structure was converted 
to a duplex in 1962.  The parcel at 2728 1st Avenue S is currently vacant.  This property previously 
contained a duplex that was demolished in 1976.  It has been vacant since that time.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding area contains a mix 
of uses and residential densities.  The subject block face includes two 4-unit buildings, a duplex and a 
place of assembly in addition to the subject properties.  Two multi-family residential buildings are 
located across 1st Avenue S to the east.  This side of the street is zoned R5 and also includes a single 
family home and a duplex.  The west side of the block fronts on Nicollet Avenue and contains a series of 
commercial uses.   

PROJECT DESCRIPTION. The applicant is proposing to adjust the common lot line between the 
properties at 2724 and 2728 1st Avenue S to allow for the construction of a single-family home.  The 
property at 2728 1st Avenue S is not a buildable parcel in its current state as it is only 19 feet wide and 
2,400 square feet in area.  The parcel at 2724 1st Avenue S is approximately 58.5 feet wide and 7,398 
square feet in area.  Adjust the common lot line will make is more feasible to build on the smaller parcel.   

A proposed, Parcel A at 2724 1st Avenue S would be 4,903 square feet in area and 38.76 feet in width 
post-subdivision.  Parcel B at 2728 1st Avenue S would be 4,911 square feet in area and 38.76 feet in 
width.  The minimum lot area requirement for a single-family home or existing duplex (existing on 
January 1, 1995) in the R2B district is 5,000 square feet.   The minimum lot width requirement is 40 feet. 
Both parcels would require a variance to the minimum lot area and lot width requirements.  A deck that 
is located on the south side of the existing duplex will be demolished to ensure that this structure meets 
the side yard setback requirements.   

PUBLIC COMMENTS. Staff received a letter from the Whittier Alliance dated June 3, 2015 
expressing support for the project, per the action taken at their meeting on May 28, 2015. Any 
additional correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration.  

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance of the minimum lot area and lot width requirements based on the following findings: 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

Both Variances: 

Variances to the minimum lot area and lot width of both parcels are necessary to allow for the 
adjustment of the common lot line between the two to make a second buildable parcel.  The parcel 
at 2728 1st Avenue S is a severely substandard lot that is not buildable in its current state.  Practical 
difficulties exist due to the extremely small and narrow lot.  It is currently used as the side yard for 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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the duplex at 2724 1st Avenue S.  This is an existing condition that has not been created by the 
property owner.   

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

 

Both Variances: 

The proposed lot area and lot width of both parcels will allow for reasonable use of the properties.  
Parcel A will be just 97 square feet short of the minimum lot area requirement and 1.24 feet short 
of the minimum lot width requirement.  Similarly, Parcel B will be just 89 square feet short of the 
minimum lot area requirement and 1.23 feet short of the minimum lot width requirement.  
Adjusting the common lot line between the two parcels to distribute the total lot area and lot width 
more evenly will allow for the construction of a new single-family home.  Both lots will have alley 
access to accommodate parking access and the concept plan provided by the applicant shows that all 
required setbacks can be met with the construction of a new home on Parcel B.  A deck will be 
removed from the existing structure on Parcel A so that all setbacks can be met on that property.  
The properties are identified as urban neighborhood on the future land use map in The Minneapolis 
Plan for Sustainable Growth and a single-family home is allowed as of right in the R2B district.  As 
such, the proposed lot area and lot widths would be in keeping with the spirit and intent of the 
ordinance and the comprehensive plan.   

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Both Variances: 

The proposed lot width and lot area variances will allow for the construction of a new single-family 
home.  A new single-family home would be consistent with the character of the surrounding area.  
Surrounding uses on this block face include low-density and medium density residential uses.  The 
variances will not be detrimental to the health, safety or welfare of the general public or adjacent 
properties. 

Minor Subdivision 
The Department of Community Planning and Economic Development has analyzed the application for a 
minor subdivision based on the following findings: 

1. The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the 
zoning ordinance and policies of the comprehensive plan. 

Subdivision Regulations: 
Variances to the minimum lot area and lot width have been requested for both parcels, as evaluated 
above.  The subdivision is otherwise in conformance with the design requirements of the land 
subdivision regulations.   

Zoning Ordinance: 

As noted above, the lot line adjustment will result in two parcels that are both just short of the 
minimum lot area and lot width requirements.  Staff is recommending approval of both variances.  In 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM_525.280FIREPLCOZOAM
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all other aspects, the subdivision would conform to the applicable regulations of the zoning 
ordinance.   

Comprehensive Plan: 

The Minneapolis Plan for Sustainable Growth designates this development area as Urban Neighborhood 
on the future land use map. Urban Neighborhood is described as a “predominantly residential area 
with a range of densities. May include other small-scale uses, including neighborhood serving 
commercial, and institutional and semipublic uses (for example, schools, community centers, 
religious institutions, public safety facilities, etc.) scattered throughout. More intensive non-
residential uses may be located in neighborhoods closer to Downtown and around Growth 
Centers.” The subdivision is consistent with the following policies of the comprehensive plan.  

 
Land Use Policy 1.1: Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, support a 
vital mix of land uses, and promote flexible approaches to carry out the comprehensive 
plan. 

1.1.5 Ensure that land use regulations continue to promote development that is compatible 
with nearby properties, neighborhood character, and natural features; minimizes 
pedestrian and vehicular conflict; promotes street life and activity; reinforces public 
spaces; and visually enhances development. 

Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods 
while allowing for increased density in order to attract and retain long-term residents 
and businesses. 

1.8.1 Promote a range of housing types and residential densities, with highest density 
development concentrated in and along appropriate land use features. 

Housing Policy 3.1: Grow by increasing the supply of housing. 

3.1.2  Use planning processes and other opportunities for community engagement to build 
community understanding of the important role that urban density plays in stabilizing 
and strengthening the city. 

598.310. Variances. Where the planning commission finds that hardships or practical difficulties may 
result from strict compliance with these regulations, or that the purposes of these regulations may be served 
to a greater extent by an alternative proposal, it may approve variances to any or all of the provisions of this 
chapter. In approving variances, the planning commission may require such conditions as it deems 
reasonable and necessary to secure substantially the objectives of the standards or requirements of these 
regulations. No variance shall be granted unless the planning commission makes the following findings: 

(1) There are special circumstances or conditions affecting the specific property such that the strict 
application of the provisions of this chapter would deprive the applicant of the reasonable use of land. 

Variances to the minimum lot area and lot width of both parcels are necessary to allow for the 
adjustment of the common lot line between the two to make a second buildable parcel.  The parcel 
at 2728 1st Avenue S is a severely substandard lot that is not buildable in its current state.  The lot 
line adjust will allow for reasonable use of the land.  In this case, the applicant is proposing a single 
family home.   

(2) The granting of the variance will not be detrimental to the public welfare or injurious to other property in 
the area in which the property is located. 
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The proposed lot width and lot area variances will allow for the construction of a new single-family 
home.  A new single-family home would be consistent with the character of the surrounding area 
and would not be detrimental to the health, safety or welfare of the general public or adjacent 
properties. 

2. The subdivision will not be injurious to the use and enjoyment of other property in the immediate vicinity, nor 
be detrimental to present and potential surrounding land uses, nor add substantially to congestion in the 
public streets. 

The proposed subdivision will not be injurious to the use and enjoyment of other property in the 
immediate vicinity, nor be detrimental to surrounding land uses.  The proposed subdivision will 
allow for the development of an additional single family home on a lot that is severely substandard in 
its current condition.  An additional single family home on a lot of this size is consistent with the 
character of the surrounding area.  Furthermore, the construction of one additional dwelling unit 
will not substantially add to congestion in the public streets.  Off-street parking will be 
accommodated on-site for each lot.   

3. All land intended for building sites can be used safely without endangering the residents or users of the 
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements or other hazard. 

None of the above hazards exist on the site.   

4. The lot arrangement is such that there will be no foreseeable difficulties, for reasons of topography or other 
conditions, in securing building permits and in providing driveway access to buildings on such lots from an 
approved street. Each lot created through subdivision is suitable in its natural state for the proposed use with 
minimal alteration. 

Both parcels are relatively flat and have alley access.  The applicant has provided a speculative 
building plan for Parcel B that shows how future construction could potentially be laid out.  In this 
plan, the applicant shows a detached garage in the rear of the property that would be accessed via 
the alley.  The existing duplex has a parking pad in the rear of the site that is also accessed via the 
alley. 

5. The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion 
control in accordance with the rules, regulations and standards of the city engineer and the requirements of 
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site 
after development will not exceed the amount occurring prior to development. 

The construction of a single family home on Parcel B is not expected to result in increased 
stormwater runoff or soil erosion.  Existing utility and drainage provisions are adequate for the area.  
Standard erosion control measures would be required during construction of a future home on the 
vacant parcel.   

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by Chris Johnson of JCJ Construction for 
the properties located at 2724 and 2728 1st Avenue S: 

A. Variance of the minimum lot area requirement. 

Recommended motion: Approve the application for a lot area variance for both parcels, 
specifically to vary the lot area of Parcel A from 5,000 square feet to 4,903 square feet and 
Parcel B from 5,000 square feet to 4,911 square feet. 
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B. Variance of the minimum lot width requirement. 

Recommended motion: Approve the application for a lot width variance for both parcels, 
specifically to vary the lot width of Parcel A from 40 feet to 38.76 square feet and Parcel B from 
40 feet to 37.77 feet. 

C. Minor subdivision to adjust the common lot line. 

Recommended motion: Approve the application for a minor subdivision. 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Site plan 
4. Site survey  
5. Photos 
6. Oblique aerials  
7. Correspondence 
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